
Addi�onal Ques�ons for the City regarding TIF #2 Extension 

1. Has the City received leters of support from other taxing bodies?

A leter of support has been received by Kane County.

The Geneva Park District voted unanimously at their board mee�ng on September 18, 

2023 to provide a leter of support.

Waubonsee Community College’s Board mee�ng is September 20, 2023.  Agenda Item

XIV. E. is Leter of Support to Extend Geneva TIF 2.

The Library District’s Board mee�ng is September 28, 2023.

2. Did the pandemic change how the money was used in TIF 2?

No.

3. We are seeing signs of another economic downturn and that would seem to affect the 
projec�ons, would it not?
This would depend upon the scope of an economic downturn should one occur. The 
recession that began in December 2007 and ended in June 2009 resulted in an EAV 
reduc�on of $853,310. The increment collected dropped by $40,345.

4. Concerned that a�er 23 years, the City is asking to take it to 35 years.  How does the 
City expect to get the project done in the next 12 years?
The City is currently in the ROW acquisi�on phase of the project.  This is the final 
stage prior to pu�ng the project out to bid.  IDOT has the bid le�ng on their calendar for 
November 2024 with construc�on in 2025 through 2026.

5. Do not see where the money is going to be spent over the next 12 years.
As stated, the primary purpose for the request to extend TIF  2 is  to complete the East 
State Street Road Construc�on Project.  This includes roadway, u�lity and streetscape 
enhancements along East State Street from the Fox River to Kirk Road and is a joint project 
between the City of Geneva and the Illinois Department of Transporta�on.  As 40% of the 
linear roadway is within TIF 2, funds to cover local costs (a�er grant funds) are included in 
the TIF 2 budget annually.  Unfortunately, IDOT announced a project le�ng date of 
November 2024 which moved the project �meline past the life and spending range of TIF 
2 (hence the request for an extension).  We es�mate the  project  cost  to  the  TIF  to  be 
roughly $3.6M (if able to maintain the grant funding) of a total project cost of $19.7M. 
The City es�mates that the en�re 12-year period may be needed to recoup roadway 
project improvement expenses atributed to the geographical area of  the TIF 2 district.



The East State Street TIF Redevelopment Project and Plan document outlines the overall 
goals of the TIF 2 district (beginning on page 15). 
 

6. There is also TIF 3.  Is that addi�onal money that the School District is contribu�ng?  There 
is not enough informa�on on that.  For example, are we already funding TIF #3?  Would 
like to see some kind of plan as to where the money will be spent. 

Informa�on regarding TIF 3 may be found on the City’s website. Each year, the City holds 
a Joint Review Board Mee�ng and reviews the TIF 3 audit and annual report with the 
School District representa�ve as well as with representa�ves of the other taxing districts.  

The Geneva Fox River Redevelopment Project and Plan document outlines the overall 
goals of the TIF 3 district (beginning on page 24). 
 

7. If the project does not get done – what happens? 

Any funds remaining in the TIF 2 fund at the expira�on of the TIF that are not commited 
to a project must be returned to the taxing bodies. 
 

8. What was the road construc�on project that took place several years ago from the River 
to East Side Drive? 

The construc�on projects we have been able to iden�fy in recent years on Route 38 
were: 

• 2014 – Route 38/Kautz Road Overpass 
• Spring 2016 – IDOT resurfaced Route 38 from the western border of Kane County 

to First Street 
• 2018 – a substan�al l patching project was undertaken on East State Street   

 
9. Is there the possibility that if this TIF is extended it will be used to fund a pet project? 

All projects that receive considera�on for funding are first veted by professional staff, 
o�en�mes with the assistance of a TIF consultant and then must be approved by the City 
Council.  In ve�ng a par�cular project, the impact on the district’s EAV and other 
considera�ons are reviewed. 
 

10. The School District is required to have a capital plan.  Where is the capital plan for TIF 2?  
Where does it show the intent of the TIF? 

The TIF 2 goals and objec�ves are included in the Redevelopment Project and Plan. Each 
fiscal year the City presents a budget for the upcoming year and a forecast for the 
following year.  Pages from the current year budget are atached for addi�onal informa�on 
(see Exhibit A). 

https://www.geneva.il.us/DocumentCenter/View/3175/TIF-2-Project-Plan?bidId=
https://www.geneva.il.us/720/Geneva-Fox-River-TIF-District
https://www.geneva.il.us/720/Geneva-Fox-River-TIF-District
https://www.geneva.il.us/DocumentCenter/View/2495/Fox-River-TIF-Plan-for-Web?bidId=
https://www.geneva.il.us/DocumentCenter/View/3175


11. Twenty-three years is a long �me to complete a street project that is seemingly in the
City’s wheelhouse.  Would the City be willing to agree to refund the money if the project
does not get completed?

The city is dependent upon IDOT for this project, please see response to ques�on 4 above.
Any remaining funds in the TIF 2 Fund are required to be distributed to the various taxing
bodies.

12. School children should not have to pay for highways.  Would like the City to say “you’ll get
it done.”

The City con�nues to make every effort to see this project to comple�on  - from securing
grant funding, seeking legisla�ve support, mee�ng with the Governor’s office, the
Secretary of Transporta�on, and other IDOT representa�ves. In addi�on, the City has
expended $1.6M (including ~$550k TIF 2 funds) to keep this project moving forward.

13. Does TIF divert money from schools?

No. As a matter of fact, TIFs can create money for schools. Schools continue to receive all
the tax revenue they were entitled to before the creation of the TIF district. Also,
improving blighted areas of the City would increase the tax base in the long-run. The
property tax revenue generated from private development attracted by a TIF designation
is truly “new” money. Without TIF, development would not occur and the tax increment
would not be produced.

Some critics of TIF argue that school districts are entitled to immediately receive a
percentage of the TIF increment. However, it is the tax increment that pays for the
improvements that attract private investment and stimulates economic growth. If the
increment cannot be used for financing improvements and incentives, private investment
and economic development will not occur, and no increment will be made available to
any taxing bodies. With redevelopment property values will rise in properties surrounding
the TIF area, providing added revenue to the school district and preventing further
deterioration of the tax base.

When the TIF district expires, the tax increment is returned to the tax rolls and available
to schools and other local taxing bodies—even in areas where property tax “caps” have
been adopted.

Addi�onal informa�on: 

TIF districts are typically established in blighted or underdeveloped areas with the aim of 
encouraging economic growth and revitaliza�on.  In a TIF district, property taxes are collected 
on proper�es included in the TIF district at the �me of its designa�on con�nue to be 
distributed to all taxing districts in the same manner as if the district did not exist. 
Establishment of a TIF does not reduce property tax revenue (assuming the same levy rate 



each year), but rather the increment (the difference in the amount of property tax revenue 
generated before TIF district designa�on and the amount of property tax revenue generated 
a�er TIF designa�on) become available to re-invest in the district to create long-term 
economic benefits. Therefore, thinking about a TIF in terms of “missed” or “lost” revenue 
assumes that redevelopment would have occurred in the same manner with or without 
establishment of the TIF. This assump�on is inaccurate for several reasons including that prior 
to the establishment of TIF 2 the increases of equalized assessed value (EAV) of proper�es in 
the district were not keeping pace with the increases in EAV for proper�es within the City as 
a whole.  Please see atached a sampling of “success” stories illustra�ng this point (see exhibit 
B). 

For a five year period prior to the establishment of TIF 2, the EAV in the district increased by 
0.7%.  Over the same period, the EAV of the City of Geneva as a whole increased by 38.2%. 
This is evidence that the proper�es within the TIF area were not able to keep pace with the 
average growth in property values seen through the City as a whole. 

When comparing the EAV growth in TIF 2 over the life of the TIF compared with the EAV 
growth of the City as a whole, the TIF 2 district EAV increased and more closely trended the 
same as the City as a whole. 

City wide EAV 2001 City Wide EAV 2022 TIF 2 EAV 2001 TIF 2 EAV 2022 

$582,222,852 $1,159,568,585 $3,181,863 $6,199,616 

City Growth 99.16% TIF Growth 94.84% 
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Exhibit A



��������� ��������� ��������� ��������� ��������� ���������

�		
�� ���	����
� �	��� �	��� ����� ��
��	�� ����� �
��	��

�������������� ��������	����!
��	��

��� ��
���"�#�$ ��%&'%�(�������� ���&)'�(�������� �'�&���(�������� ���&')�(�������� ���&���(�������� �(���������������������

#
���#�$�� ��%&'%������������ ���&)'������������ �'�&������������� ���&')������������ ���&�������������� ������������������������

�*� +������+�	
,� *&������������������ ������������������������ ��&���������������� ��&���������������� ��&���������������� ��&����������������

�*� ���,-������.$��������� ������������������������� ������������������������� �'�&������������� ������������������������� �'�&�������������� ������������������������

#
���� ����������� *&������������������ ������������������������ �)�&)������������ ��&���������������� �)�&)������������� ��&����������������

�%% ������
�����
� ������������������������� ������������������������� ���&������������� ������������������������� ��&�)�������������� )�'&�������������

#
���� ��������	����!
��	�� ������������������������� ������������������������� ���&������������� ������������������������� ��&�)�������������� )�'&�������������

#
����������������� ��������	����!
��	�� ��*&��)(�������� ���&)'�(�������� %%�&%��(�������� �''&�)�(�������� *��&�)�(�������� )�'&���(��������

.$��������������� ��������	����/���

��� 0�������������� ��&�)�(����������� �)&'��(����������� ��&�)�(���������� �)&)%�(����������� ��&)''(����������� �(���������������������

��� 1�
���+������	� '&������������������ )&������������������ )&�'���������������� *&������������������ *&������������������ ������������������������

��� 2���	��� �%������������������� '')������������������ '�������������������� '%������������������� )'������������������� ������������������������

��� !
	����!�	���" �&�'%��������������� �&*����������������� �&�'���������������� �&%'���������������� �&������������������ ������������������������

��� +2�� �&*����������������� �&��%��������������� �&��%��������������� �&������������������ �&%����������������� ������������������������

��* /��,��
",���3
,������
� ������������������������� ������������������������� ������������������������ ������������������������� ������������������������� ������������������������

#
�������
�����!����	�� �'&�)�������������� '�&'��������������� �'&)��������������� '�&�'�������������� '%&���������������� ������������������������

��� �		
������4���������!����	� �&��*��������������� �&������������������ �&)����������������� �&������������������ �&������������������ �&������������������

��� 5�����!����	� �&�%���������������� �&�*���������������� �&������������������ �&������������������ �&������������������ ������������������������

��% � �����
6����
����!����	�� ������������������������� �&������������������ ��&���������������� )�������������������� ������������������������� ������������������������

�'� �
���� ������������������������� ������������������������� ���������������������� ������������������������� ����������������������� ������������������������

�'� ��-��� ��� ������������������������� ��*������������������ ��������������������� ������������������������� ��������������������� ������������������������

�)� �����4�!�-�	����
�� '�������������������� '�������������������� ))������������������� '�������������������� ������������������������� ������������������������

�)� #��������4���
6����
���������
�,�� ��������������������� ������������������������� ��������������������� ������������������������� ������������������������� ������������������������

�%% � ���3
���	����!����	�� ������������������������� '��&%������������� ���&������������� ��&���������������� '%&���������������� ������������������������

#
���3
���	����!����	�� �&%����������������� '�*&�*������������ ��)&�%)���������� �*&*'�������������� )�&���������������� �&������������������

*�� +,��
��,����� ���# ������������ ������������������������� ������������������������� )�*&������������� ������������������������� )�*&�������������� )��&�������������

#
���3����������" ������������������������� ������������������������� )�*&������������� ������������������������� )�*&�������������� )��&�������������

#
���.$��������������� ��������	����/��� '�&���(����������� )��&)��(�������� %%�&%��(�������� ���&%��(�������� *��&�)�(�������� )�'&���(��������

3+#7����1.8.9�&�+55+8�+!

������������-"��		
��

���	���7����.��������������&������4�����

�����������#+��:�

;<=>�?@�ABCBDE FEGB�HIJ K<LMEN�OBEP�QRQJ



��������	�
����������
������������������

���� �������  !"�#$%�$�� �&�'(') �&�'('*

+,-��.��/�0�1���,22,0.,3

�������������+���4���,5�
67	5	�4�8
6�
�5�9:��;�

)'* <=��>'

?@�A�� B��46
���/	�	7��3����C	�46
�4�6� D����E������������� FE�����������������

?@�A@� ���4�34�4	�34
		4�+6��4
;�4�6� F������������������� G�����������������

?@�A@� ���4�34�4	�34
		4�C.H���I;���4�6� G�@��������������� F�������������������

J(KL((*M��������� J))L(((M���������

NOP*Q 'OP)Q

)'P <=��>R

?@�A@� ���4�34�4	�34
		4�+6��4
;�4�6� FE����������������� ?S��?��E���������

?@�A@� ���4�34�4	�34
		4�C.H���I;���4�6� �?S�?������������� F�������������������

)KTLK((M��������� KT'LK((M���������

NON)Q RONJQ

)R( UV%$�VW�XY�$%Z!��

?�� 8[6�	�3:�4	5�C	����	5	�4 �������E��������� FE�����������������

?�� 0��[4�1���6��/6���	� G������������������� F�������������������

?�� 86
4�9�	�3�		�\�����:�3�����	 @������������������ F�������������������

?�� 3��[4����3:�4	5�]6
�8�4
6��C�]�	� D������������������� F�������������������

?�� ����
�4;��+6

6��6��C	���
 ������������������� F�������������������

?�� ��
	�\	��
45	�4�C	��;	�̂6�4�_� ������������������� F�������������������

?�� 
̂;�[�-
;�̀�C	����	5	�4�8;5��3̀� ������������������� F�������������������

?�� ��
	�B6�	� �������������������� ��������������������

?�� ��
	�34�4�6��3	�;
�4:�3:�4	5 �������������������

?�� 8	
�6����8
64	�4�7	��I;��5	�4�a88�b �D����������������� �?�����������������

?�� C	����	5	�4�3�6c�8�6c�̂��	�F�34�4�6��@ @������������������ F�������������������
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CASE STUDY

ALDI

Since the closing of Frank's Family Foods in 1998,

the City affirmed an interest in attracting a

grocery store at or near the intersection of East

State Street and East Side Drive. Established in

2000 the East State Street TIF District

authorized the City to invest TIF funds in the

area to make such a project economically

feasible to a developer. Plans were drawn for a

100,000 sq ft area at the northeast corner of the

intersection. The two parcels formerly held a

deteriorating strip center with six separate

tenant spaces, four of which were vacant, as well

as an abandoned 4-car garage building. 

Land purchase

Building demolition

Site preparation

Public infrastructure improvements

H O W  T I F  H E L P E D

AFTER

BEFORE

Delivered: 2007

18,062 SF of retail space

81 surface parking spaces

Job creation: 9

E A S T  S T A T E  S T R E E T  
T A X  I N C R E M E N T  F I N A N C I N G  D I S T R I C T

$2.6 MILLION $450 THOUSAND
TIF Funded Investment

2007 2018
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$606,723 EAV INCREASE SINCE 2007
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In 2007, ALDI was built, generating a new source

of property and sales tax revenue for the City, as

well as providing a new option for grocery

shopping for residents, The current Equalized

Assessed Value (EAV) of the property is $727,545,

a 83% increase from before the TIF.

O U T C O M E

Private Investment

Exhibit B



CASE  STUDY  

CVS/PHARMACY

The former Frank's Family Foods Store sat vacant

for three years on the corner of East State Street

and East Side Drive. The 23,000+ sq ft building

had generally fallen into disrepair. The East Side

community expressed a need for a business with

daily household items and food products at the

three acre site. In 2003, under the authority of

the East State Street TIF District, the City

provided the necessary financial incentives to

enter into a partnership with CVS/Pharmacy,

who invested in this redevelopment opportunity.

The City purchased a portion of the original tract

for a new Geneva Fire Station.

Building excavation and demolition

Landscape and streetscape improvements

Enhanced lighting

Upgraded building architectural elements

H O W  T I F  H E L P E D

AFTER

BEFORE

Delivered: 2003

11,000 SF retail space

66 surface parking spaces

Job creation: 27

E A S T  S T A T E  S T R E E T  
T A X  I N C R E M E N T  F I N A N C I N G  D I S T R I C T

$3.5 MILLION $125 THOUSAND
TIF Funded Investment

2003 2018
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$282,986  EAV INCREASE SINCE 2003
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This TIF agreement attracted a nationally

recognized retailer that now anchors this

primary intersection. The community gained

the quality goods and services which it

needed. The physical appearance and

productive use of the site has been restored.

The current Equalized Assessed Value (EAV)

of the property is $605,327, a 47% increase

from before the TIF. 

O U T C O M E

Private Investment



CASE  STUDY  

DAIRY QUEEN

When redevelopment discussions began

between the City and Dairy Queen in 2003, the

restaurant had been an icon on East State Street

for the last 40 years. With the help of TIF funds,

the neighborhood had recently gained a

CVS/Pharmacy and a new facility for Valley

Animal Hospital. The restaurant owner thought it

was a good time to invest in a larger space for

business operations on the 17,366 sq ft site.

Through a partnership with the City, the existing

800 sq ft building would be replaced with larger

1,482 sq ft restaurant with new positioning. 

Building excavation and demolition

Site improvements

H O W  T I F  H E L P E D

AFTER

BEFORE

Delivered: 2003

1,482 SF commercial space

27 surface parking spaces

Job creation: 26

E A S T  S T A T E  S T R E E T  
T A X  I N C R E M E N T  F I N A N C I N G  D I S T R I C T

$300 THOUSAND $40 THOUSAND
TIF Funded Investment

2003 2018
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The enhanced Dairy Queen continues to serve

residents and travelers on the Lincoln Highway

with a convenient drive-through window and

outdoor seating. The project included new off-

street parking, driveways, curbs, and sidewalks,

thanks to a facade grant. This improvement

was critical to the revitalization of the East

State Street corridor. The current Equalized

Assessed Value (EAV) of the property is $116,604,

a 56% increase from before the TIF. 

O U T C O M E

Private Investment



CASE  STUDY  

MUNCHIE P'S

Munchie P's Eatery first opened its doors at 

415 E State Street in 1977. Through the years the

facility has transformed to meet the needs of a

growing customer base. In 2002, the restaurant

owner formed a partnership with the City to

demolish the existing structure and build a

larger one story masonry building on the 27,000

sq ft lot. With the help of East State Street TIF

District funding, the owner was able to upgrade

this Geneva institution with comfortable interior

seating, modern amenities, and a small outdoor

eating area. 

Building demolition

Public infrastructure improvements

Landscaping

H O W  T I F  H E L P E D

AFTER

BEFORE

Delivered: 2002

4,905 SF multi-tenant commercial space

27 surface parking spaces

Job creation: 43

E A S T  S T A T E  S T R E E T  
T A X  I N C R E M E N T  F I N A N C I N G  D I S T R I C T

$660 THOUSAND $30 THOUSAND
TIF Funded Investment

2002 2018
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The new Munchie P's Commercial Center was a

significant improvement to the former structure

and site. The project enhanced Muchie P's Eatery

and added 3,600 sq ft of space for office and

retail tenants. The current Equalized Assessed

Value (EAV) of the property is $239,334, a 63%

increase from before the TIF. 

O U T C O M E

Private Investment



CASE  STUDY  

VALLEY ANIMAL HOSPITAL

Valley Animal Hospital was established back in

1960 in a 900+ sq ft building on the corner of

East State and Simpson Streets. In 2003, the

owners decided to replace the building with a

larger full service veterinary medical facility

which would add nearly 3,000 sq ft to the

operation and off street parking. The property

redevelopment was economically feasible

thanks to the City's financial support under the

authority of the East State Street TIF District. 

Storm sewer removal and replacement

Replacement of public sidewalk

Electric improvements

Building excavation and demolition

H O W  T I F  H E L P E D

AFTER

BEFORE

Delivered: 2003

3,823 SF commercial space

16 surface parking spaces

Job creation: 21

E A S T  S T A T E  S T R E E T  
T A X  I N C R E M E N T  F I N A N C I N G  D I S T R I C T

$640 THOUSAND $72 THOUSAND
TIF Funded Investment

2003 2018
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With the aid of TIF, Valley Animal Hospital was

able to expand and continue to serve Geneva

residents from its East Side location. It grew to

employ five veterinarians and 16 support staff.

The current Equalized Assessed Value (EAV) of

the property is $256,786, a 66% increase from

before the TIF. 

O U T C O M E

Private Investment


